
PLANNING COMMISSION REPORT 

MEETING DATE: November 10, 2004  ITEM NO. GOAL: Coordinate Planning to Balance Infrastructure 
    
 
  
SUBJECT W Hotel Scottsdale - 22-ZN-2004 & 19-AB-2004 

 
REQUEST Request: 

1.  To rezone from Highway Commercial, Downtown Overlay District (C-3 
DO), Central Business, Parking, Downtown Overlay District (C-2 P-3 DO), 
and Automobile Parking, Downtown Overlay District (P-2 DO) to 
Downtown/Office Residential District Type 2, Planned Block Development, 
Downtown Overlay (D/OR-2 PBD DO) with amended development standards 
on approximately 2.2 acre parcel located on the southeast corner of Brown 
Avenue and Camelback Road. 
2.  To abandon alley located south of Camelback Road, north of Shoeman 
Lane, and located between Brown Avenue and Buckboard Trail. 
 
Key Items for Consideration: 
• Rezoning conforms to the General Plan’s Downtown Land Use Plan. 
• This will create a mixed-use project in downtown, supporting the live, 

play, and work environment. 
• The proposed project will add a new hotel to downtown and compliment the 

surrounding entertainment uses. 
• The Development Review Board supports the proposed amended 

development standards by a vote of 6-0. 
• Traffic generated by the proposal is similar to what currently can be 

developed on the site and will not exceed the capacities of affected 
streets. 

 
Related Policies, References: 
• Downtown Land Use Plan, which 

guides zoning, uses, and 
development types. 

• Downtown Design and Architectural 
Guidelines, which describes goals 
and objectives of the built 
environment. 

 
OWNER Downtown Scottsdale Development LLC 

480-748-8888 
 

APPLICANT CONTACT John Berry 
Beus Gilbert P L L C 
480-429-3000 
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LOCATION 7243 E Camelback Rd 
 

BACKGROUND Zoning. 
The subject property currently has multiple zoning districts.  The west half of 
the property is zoned Highway Commercial, Downtown Overlay District (C-3 
DO), the former alley bisecting the property is zoned Automobile Parking, 
Downtown Overlay District (P-2 DO), and the east half of the property is 
zoned Central Business, Parking, Downtown Overlay District (C-2 P-3 DO).  
These zoning districts allow for a wide variety of commercial uses to serve 
the community, as well as limited residential and parking opportunities. 
 
Downtown Plan. 
The General Plan’s Downtown Land Use Plan designates this area as Office 
Residential Type 2, with the primary land uses planned for this area being 
office, residential, and hotels.  To develop a strong mixed-use character, 
development flexibility for land assembly, shared parking facilities, floor area, 
and height adjustments is allowed.  The Type 2 Development designation 
places emphasis on intermediate-scaled structures having a good pedestrian 
environment with efficient auto access.  Open space is encouraged for privacy 
and amenities vital to residential/hotel uses, and flexibility toward building 
height is allowed to encourage quality design for mixed-use projects. 
 
Context. 
This property is located along Camelback Road between Brown Avenue and 
Buckboard Trail, is surrounded by a variety of land uses, and is located near an 
active entertainment district.  To the north of Camelback Road is an electrical 
substation, multi-family residential, and further to the northeast is an approved 
hotel and single-family homes.  To the east are a variety of offices, restaurants, 
and nightclubs.  To the south and west are office buildings, including the 
Galleria Corporate Centre to the south.  Multi-use downtown projects are 
planned or under construction further to the west at the intersection of 
Camelback Road and Scottsdale Road that will tie into the existing canal 
waterfront and the existing Fashion Square Mall. 
 

APPLICANT’S 
PROPOSAL 

Goal/Purpose of Request.  
The applicant has four requests with this application: 
1).  To rezone the 2.2 +/-acre parcel to Downtown Office Residential Type 2 

District Downtown Overlay (D/OR-2 DO) consistent with the Downtown 
Land Use Plan. 

2).  To apply the Planned Block Development Overlay (PBD) to the 2.2 +/- 
acre parcel. 

3).  To amend the Downtown Development Standards within the D/OR-2 PBD 
DO district. 

4.). To abandon an existing alley located south of Camelback Road, north of 
Shoeman Lane, and located between Brown Avenue and Buckboard Trail. 

 
Development Information: 
The applicant proposes to build a 72-foot tall (7-level) mixed-use project 
consisting of a hotel, some residential units, restaurant and bar, and some 
minor retail.   
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• Parcel Size: 2.2+/- acres 
• Proposed use: Mixed used (hotel, residential, restaurant, 

retail) 
• Building Height: 72 feet (7 levels) 
• Number of Units: 225 hotel rooms, 25 condominiums 
• Proposed Square Footage: 200,000+/- square feet 
• Parking: Underground parking, approximately 217 

 spaces 
 
Planned Block Development (PBD) Standards Amendment: 
The Downtown development standards and architectural design guidelines are 
intended to assure that developments are designed to fit into the established 
urban pattern of Downtown Scottsdale.  The Downtown development 
standards include setback and stepback requirements to gradually pull the 
building away from the surrounding streets, reduce the overall apparent 
massing of buildings, and reduce shadows on surrounding properties.  The 
development standards and design guidelines also encourage active street 
frontages and pedestrian areas by promoting pedestrian scale activities and 
treatments, such as and building openings at street level, landscaping and 
patios, and covered walks. 
 
The Downtown PBD District amendment procedure allows development 
flexibility for land assembly, shared parking facilities, floor area, and height 
adjustments to develop a strong mixed-use character.  Instead of complying 
strictly to the Downtown development standards with regular stepbacks, the 
applicant is proposing an alternative design utilizing more design flexibility 
while achieving the same downtown design goals.  The following is a list of 
development standards that the applicant is requesting to amend:   
 

Required Standard Amended Standard 
40 foot setback on Camelback 10 foot avg. at first story 

80 foot avg. at taller building areas 
20 foot setback on Brown 10 foot average  
20 foot setback on Buckboard 15 foot average  
20 foot setback on Shoeman 10 foot average  
350 foot building size maximum on any 
one side 

390 foot building size maximum on any 
one side (one story podium) 

550 foot building size maximum on two 
adjacent sides 

No change 
 

200 foot building size maximum above 
38 foot height; 200 foot horizontal wall 
without architectural break 

275 foot building size maximum above 
38 foot height on Buckboard; 
Architectural break redefined as changes 
in wall plane and façade treatment (bays 
and materials) 

2:1 stepback above 38 foot height (15 
foot encroachment not to exceed 25% of 
building elevation) 

Delete standard; replace with alternative 
design for setbacks and stepbacks 

25% of front bldg face below 26 feet at 
front building setback; 25% of first level 
width of projected street elevation must 
be at least 10 feet behind setback 

25% of bldg face setback 10 feet from 
one story podium line along Camelback 
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The applicant’s Amended Development Standards Summary (Attachment 
#1A) describes in detail the standards that the applicant is seeking to amend.  
 

IMPACT ANALYSIS Rezoning/Planned Block Development (PBD) Designation:  
This rezoning proposal conforms to the Downtown Land Use Plan and 
supports the City’s goals for mixed-use development in the Downtown.  The 
Downtown section of the zoning ordinance allows larger Downtown areas, in 
this case a minimum of 100,000 sq. ft., to apply for the PBD designation.  
While the PBD allows applicants some measure of flexibility in site planning, 
it also requires that the owners of the site contribute 1% of the building 
valuation for public art.  
 
The Zoning Ordinance (Section 5.3082. F.) contains criteria for the adoption of 
a PBD District.  The criteria are listed below. 
 
1. That the development plan is consistent with the adopted Downtown Plan 

and other applicable policies, and that it is compatible with development 
in the area it will directly affect. 
This proposal is consistent with the Downtown Plan, which designates 
this area for a mix of uses, including hotel and residential uses.  The 
proposed hotel/residences are programmed to compliment the 
surrounding entertainment uses and will not be burdened by the 
nearby nightlife activities. 

 
2. That the development plan contributes additionally, beyond the underlying 

regulations that otherwise apply, to the urban design objectives articulated 
for Downtown, and the deviations from the regulations that otherwise 
would apply are justified by compensating benefits of the development 
plan. 
One of major urban design goals in Downtown is to create a compact 
Downtown with an intensified and diverse mix of activities.  This 
project helps to achieve that goal by maximizing the development 
potential on the site, by offering a variety of land uses that will 
compliment the existing downtown uses, and by creating active street 
frontages.  The project at this location also helps serve as a catalyst 
for promoting downtown, creating synergies in downtown, and 
providing potential to strengthen the inter-connectivity of various 
blocks in the downtown. 

 
3.   That the development plan includes adequate provisions for utilities, 

services, and emergency vehicle access, and, if warranted, connections 
between underground parking facilities.   
The proposed plan will provide adequate services, utilities and 
emergency vehicle access. The proposal also provides underground 
parking and sidewalk improvements. 

 
4. The projected traffic generated by the development plan will not exceed 

the capacity of affected streets. 
The traffic study shows that the proposed mixed-use development 
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will not create traffic that will exceed the capacities of affected 
streets, and streets will operate at acceptable levels of service.  

 
5. That the development plan will not significantly increase solar shading of 

adjacent land in comparison with development under prevailing 
conditions.  
The size, location, and configuration of the proposed building on the 
site have been modeled to show no significant increase of solar 
shading on adjacent properties.  The larger massing of the building is 
significantly set back from Camelback Road.    

 
Traffic.  
Site access will primarily be provided by a proposed driveway on Camelback 
Road between Buckboard Trail and Brown Avenue.  Secondary site access for 
the hotel and commercial uses is proposed on Buckboard Trail.  Access for the 
condominium units is proposed to be separated from the hotel entrance, and 
will be located either Brown Avenue or Shoeman Lane.  All on-site parking is 
proposed to be located in an underground parking structure.  There are some 
public on-street parking spaces located on Buckboard Trail, Brown Avenue, 
and Shoeman Lane. 
 
Under current zoning, development can occur that would generate similar 
traffic than what the proposed development will generate.  The benefit of the 
proposed mixture of hotel, residential, restaurant, and retail land uses is that it 
will reduce the amount of site-generated traffic due to the natural interaction of 
these land uses.  The site location will also encourage the use of alternative 
modes of transportation for those traveling to the site and for those residents 
who live on the site. 
 
The approval of the proposed development plan will generate an estimated 
1,998 trips per day, with approximately 116 trips generated in the a.m. peak 
hour and 189 trips generated in the p.m. peak hour.  This represents an increase 
of approximately 1,000 daily trips when compared to the estimated traffic that 
would be generated if the site were developed as a mixture of restaurant and 
office land uses under the existing zoning.  Adding retail development under 
the current zoning scenario would likely increase traffic potential for 
comparison purposes. (See Comparison Trip Generation Table below, and 
Attachment 8: Traffic Impact Analysis Summary) 
 

Comparison Trip Generation 

Land Use Daily 
Total 

Current Zoning (offices and restaurant) 956 
Proposed Development Plan 1,998 

Change +1,042 
 
Site traffic will be distributed primarily to Camelback Road via the 
unsignalized intersections of Buckboard Trail, Brown Avenue, and the 
proposed site driveway.  Camelback Road is under capacity for current and 
projected traffic volumes.  Capacity analyses for the Year 2010 indicate that 
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the most movements at unsignalized intersections along Camelback Road in 
the vicinity of the site will operate at level of service C or better.  As is typical 
for unsignalized intersections on arterial streets, the left-turn movements onto 
Camelback Road operate at poor level of service at all of these intersections.  
The surrounding street network does provide alternative routes for drivers 
desiring to head westbound on Camelback Road.  Traffic will not exceed the 
capacities of affected streets, and streets will operate at acceptable levels of 
service. 
 
Alley Abandonment. 
With the proposed development occupying the entire block, there is no need to 
maintain the existing alley right-of-way.  However, until this site develops, 
emergency access and public utility easements will be reserved over the 
abandoned right-of-way.  Letters of support from the affected public utility 
companies are on file with the City of Scottsdale subject to a public utility 
easement reservation for utilities.  At the time of development, the applicant 
will need to work with affected parties to release and relocate all necessary 
easements.  
 
Amended Development Standards. 
While deviating from the strict standards of the Downtown District, the 
applicant proposes that the development will meet the same goals and 
objectives promoted by the standards.  The amended standards are proposed to 
allow the applicant to construct a strong mixed-use project on a relatively 
small lot in downtown.  The development proposes active street frontages by 
providing storefronts along the streets, pedestrian-scaled canopies, and 
courtyard and patio opportunities.  The building massing is proposed to be 
designed with a variety of massing, architectural details, and building materials 
to reduce the apparent size of bulk of the building.  
 
On November 4, 2004, the Development Review Board voted unanimously to 
recommend approval of the proposed amended development standards.  The 
Board’s review and recommendation is required per the procedural processing 
requirements within the Zoning Ordinance. 
 
Floor Area. 
The applicant proposes to maximize the site development to achieve the 
mixed-use development on this relatively small site.  This includes a request to 
maximize the allowable floor area ratio in the Downtown District.  The 
Downtown District allows bonus floor areas for developments that provide 
hotel/residential uses, underground parking, and that develop with the Planned 
Block Development designation.  Further, the applicant proposes to provide 
special public improvements for right-of-way dedications and street/sidewalk 
enhancements to achieve the maximum floor area ratio bonus.  These 
enhancements include pedestrian-scaled canopies, landscaping, courtyards and 
plazas, decorative paving and lampposts, street furniture, and other decorative 
finishes. 
 
Downtown Group. 
The Downtown Group has evaluated this proposal and notes the re-emergence 
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of "Luxury" rated hotel and resort properties in the downtown.  Hotel/resort 
properties in this "luxury" category provide an important economic impact to 
the city through sales and bed taxes.  With the addition of the proposed hotel, 
there would be an unprecedented three downtown hotels anticipated to carry 
the luxury designation (including the James Hotel and Valley Ho).  These 
properties will play an important role in contributing to the revitalization 
efforts in downtown.  The increased economic activity generated by these 
hotels contributes directly to the 1998 Downtown Plan Goal of "Promoting the 
downtown area as a prime residential/hotel center".  This proposal also 
supports the goal in the 1998 plan of "insuring the economic viability of 
downtown." 
 
Economic Vitality. 
The proposed use is reasonable and appropriate within the downtown area and 
helps to maintain the competitiveness of this area in comparison to alternative 
available development sites situated in surrounding communities.  This 
lodging product concept does not currently exist in the Scottsdale market area 
and will therefore be a unique product that will complement the existing 
hotels. 
 
Parking.  
Parking will be provided underground, and there is potential for parking 
improvements to the on-street parking on Brown Avenue and Buckboard Trail 
adjacent to this site. 
 
Water/Sewer.   
The developer will be required to extend and improve existing services in the 
surrounding streets to adequately serve the proposed development. 
 
Police/Fire.   
The proposal represents infill development in the downtown area and is not 
expected to impact police and fire services. 
 
Schools District comments/review.  
The Scottsdale Unified School District has been notified of this proposal and 
there are adequate school facilities to accommodate any students generated by 
the proposed project. 
 
Policy Implications.  
This proposal supports the City’s goals for mixed-use development in the 
Downtown, provides for unique tourist accommodations in the downtown, and 
compliments the surrounding entertainment uses.  The proposed building’s 
height and architectural style will maximize the development potential on a 
relatively small property, while providing active street frontages and 
architectural details promoted by the Downtown Design and Architectural 
Guidelines. 
 
Community Involvement.   
Surrounding property owners have been notified, the site has been posted, and 
the applicant held two neighborhood meetings to discuss the proposal.  The 
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Development Review Board supports the project after reviewing the architect’s 
design approach and the proposed amended development standards.  Staff has 
received general inquires and supportive comments regarding this proposal. 
 
Community Impact. 
The proposal provides a mixed-use development on a vacant underutilized 
block in the downtown.  Traffic generated by the proposal is similar to what 
currently can be developed on the site and will not exceed the capacities of 
affected streets.  The developer will be required to extend water and utility 
services to the site, and other services will not be impacted. 
 

STAFF 
RECOMMENDATION 

Recommended Approach:  
Staff recommends approval, subject to the attached stipulations. 
 

OTHER BOARDS AND 
COMMISSIONS 

Development Review Board. 
On November 4, 2004, the Development Review Board voted unanimously to 
recommend approval of the proposed amended development standards.  The 
Board’s review and recommendation is required per the procedural processing 
requirements within the Zoning Ordinance.  There were no citizen comments 
made during the Development Review Board hearing, however the Board 
made the following comments: 

• The development with the amended standards will meet the same 
goals and objectives promoted by the standards, 

• Proposal demonstrates a strong pedestrian environment, 
• The visual and pedestrian openings along Camelback Road into the 

porte-cochere area need to be strengthened, 
• Restaurant location and orientation provides good pedestrian 

relationship, 
• Special attention needs to be given toward Camelback elevation and 

building corners. 
 

RESPONSIBLE 
DEPT(S) 

Planning and Development Services Department 
Current Planning Services 
 

STAFF CONTACT(S) Tim Curtis 
Project Coordination Manager 
480-312-4210 
E-mail: tcurtis@ScottsdaleAZ.gov 
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STIPULATIONS FOR CASE 22-ZN-2004 AND 19-AB-2004 
 
 
PLANNING/ DEVELOPMENT 
 
1. CONFORMANCE TO THE SITE PLAN.  Development shall conform with the site plan submitted 

by Hornberger and Worstell Architects & Planners and dated 10/19/2004.  These stipulations take 
precedence over the above-referenced site plan.  Any proposed significant change, as 
determined by the Zoning Administrator, shall be subject to subsequent public hearings before 
the Planning Commission and City Council. 
 

2. FLOOR AREA RATIO (FAR) – BONUSES.  Except as otherwise specified herein, and subject to 
the establishment and maintenance of qualifying facilities and uses, the subject site is granted 
floor area ratio bonuses for the following: 
A. Underground parking (not to exceed 0.3 floor area ratio bonus), 
B. Special improvements for right-of-way dedications and street/sidewalk improvements (not to 

exceed 0.3 floor area ratio bonus) 
C. Planned Block Development (0.1 floor area ratio bonus) 
D. Residential and hotel (0.4 floor area ratio) 
E. The maximum total floor area ratio for the site shall not exceed 1.8. 

 
3. APPLICABILITY OF DEVELOPMENT STANDARDS.  Except for the development standards 

specifically modified herein, and on the Amended Development Standards summary dated 
10/20/2004 and attached, all improvements on the subject site shall comply with the development 
standards of the Scottsdale Zoning Ordinance. 

 
A. SETBACK AMENDMENTS.  On the Camelback Road frontage, an average ten (10) foot 

setback shall be provided for the first story portion, and an average eighty (80) foot setback 
for the taller building portions on the north side of the building.  On the Buckboard Trail 
frontage, an average fifteen (15) foot setback shall be provided.  On the Shoeman Lane 
frontage, an average ten (10) foot setback shall be provided, and on the Brown frontage, an 
average ten (10) foot setback shall be provided.  All setbacks shall be measured planned 
curb. 
 

B. BUILDING SIZE MAXIMUM ON ANY ON SIDE OF THE BUILDING.  The maximum length of 
a building on any one side shall not exceed 390 feet. 
 

C. BUILDING SIZE MAXIMUM LENGTH.  The maximum length of a building side above thirty 
eight (38) feet in height shall not exceed 275 feet. 
 

D. BUILDING ENVELOPE.  The proposed building massing design for setbacks and stepbacks 
shown in site plan and 3-D massing model views submitted by Hornberger and Worstell 
Architects & Planners and dated 10/19/2004 shall replace the inclined stepback development 
standards of the (D) Downtown zoning district. 
 

E. BUILDING LINES.  Twenty-five (25) percent of the building face shall be setback ten (10) feet 
from the one story podium line along the Camelback Road frontage. 

 
4. PEDESTRIAN MASTER PLAN.  With Development Review Board submittal, the developer shall 

submit a Pedestrian Master Plan showing pedestrian openings and connections, sidewalk widths 
and improvements, pedestrian-scaled canopies, landscaping, courtyards and plazas, decorative 
paving and lampposts, street furniture, and other decorative finishes to be provided by the 
developer. 

 
5. PARKING.  With Development Review Board submittal, the developer shall submit a parking 

analysis and/or parking master plan demonstrating that parking will be provided with this 
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development to accommodate the generated demand, in compliance with the City’s Zoning 
Ordinance. 

 
6. ENTERTAINMENT AREA DISCLOSURE.  With final plans submittal, and in a form acceptable to 

final plan review staff, the developer shall submit documentation recorded with the property that 
discloses the following: This property is located in an active downtown entertainment area and 
may be subject to ambient entertainment noise. 

 
7. UTILITY LINES.  With this development, the developer shall be responsible for removing all 

existing above ground utility lines and poles on this block (behind the street curbs adjacent to the 
property), to be replaced with underground utility lines as necessary. This may involve redirecting 
utility lines under adjacent streets to continue service to nearby properties. 

 
8. ALLEY ABANDONMENT.  The property owner shall reserve a public utility easement over, under, 

and across the abandoned alley right-of-way, and shall reserve an emergency and service 
vehicle access easement over and across the abandoned alley right-of-way.  At the time of 
development, the applicant shall work with affected parties to release and relocate all necessary 
easements. 

 
 
CIRCULATION 
 
1. STREET CONSTRUCTION.  Before issuance of any certificate of occupancy for the site, the 

developer shall construct the following improvements, in conformance with the Design Standards 
and Policies Manual: 

 
a. The developer shall construct a minimum 15-foot wide sidewalk/pedestrian area along 

Buckboard Trail and a minimum 10-foot wide sidewalk/pedestrian area along all other public 
roadways, or an approved alternate pedestrian route, as determined by city staff. 

b. All public improvements shall be demonstrated on plans submitted to the Development 
Review Board. 

 
2. STREET DEDICATIONS:  Before issuance of any certificate of occupancy for the site, the 

owner/developer shall dedicate five (5) feet of additional public right-of-way (total 45 feet) along 
Camelback Road to the City.  Before issuance of any certificate of occupancy for the site, the 
owner/developer shall also dedicate public right-of-way over all existing roadway easements on 
Buckboard Trail, Brown Avenue, and Shoeman Lane. 

 
3. ACCESS RESTRICTIONS.  Before issuance of any certificate of occupancy for the site, the 

developer shall dedicate the necessary right-of-way, as determined by city staff, and construct 
access to the site.   Access to the site shall conform to the following restrictions (distances 
measured to the driveway or street centerlines unless otherwise noted): 

 
 a. Camelback Road – There shall be a maximum of one site driveway on Camelback Road.  

The driveway shall be located midway between Buckboard Trail and Brown Avenue.  The 
developer shall dedicate a one-foot wide vehicular non-access easement on this street 
except at the approved site entrance. 

 b. Buckboard Trail – Site driveways shall be located a minimum distance of 50 feet from the 
Camelback Road right-of-way.  

 c. Brown Avenue - Site driveways shall be located a minimum distance of 50 feet from the 
Camelback Road right-of-way.  

 
4. AUXILIARY LANE CONSTRUCTION.  Before issuance of any certificate of occupancy for the 

site, the developer shall dedicate the necessary right-of-way, as determined by city staff, and 
construct a right-turn deceleration lane at the site entrance on Camelback Road, unless otherwise 

 



Case 22-ZN-2004 and 19-AB-2004 
Stipulations - Page 3 
 
 

directed by the Transportation General Manager. 
 

5. RIGHT-OF-WAY ABANDONMENT.  Abandonment of the existing on-site alley rights-of-way, as 
reflected in case 19-AB-2004, shall be completed prior to submittal of final improvement plans for 
the project. 

 
 

 



   

ADDITIONAL INFORMATION FOR CASE 22-ZN-2004 AND 19-AB-2004 
 
 
PLANNING/DEVELOPMENT  
 
1. DEVELOPMENT CONTINGENCIES.  The approved development program, including intensity, 

may be changed due to drainage issues and other site planning concerns which will need to be 
resolved at the time of site plan approval.  Appropriate design solutions to these constraints may 
preclude achievement of the proposed development program.   

 
2. DEVELOPMENT REVIEW BOARD.  The City Council directs the Development Review Board's 

attention to: 
 

a. the type, height, design, and intensity of buildings, site walls, and other structures, 
b. visual and pedestrian openings along Camelback Road into the porte-cochere area, 
c. pedestrian amenities, such as sidewalk improvements, pedestrian-scaled canopies, 

landscaping, courtyards and plazas, decorative paving and lampposts, street furniture, and 
other decorative finishes, 

d. pedestrian connections, 
e. streetscape improvements, including any modifications to on-street parking. 

 
ENGINEERING  
 
1. RESPONSIBILITY FOR CONSTRUCTION OF INFRASTRUCTURE.  The developer shall be 

responsible for all improvements associated with the development or phase of the development 
and/or required for access or service to the development or phase of the development.  
Improvements shall include, but not be limited to washes, storm drains, drainage structures, 
water systems, sanitary sewer systems, curbs and gutters, paving, sidewalks, streetlights, street 
signs, and landscaping.  The granting of zoning/use permit does not and shall not commit the city 
to provide any of these improvements. 

 
DRAINAGE AND FLOOD CONTROL 
 
1. CONCEPTUAL DRAINAGE REPORT.  With the Development Review Board submittal, the 

developer shall submit a conceptual drainage report and plan subject to city staff approval.  The 
conceptual report and plan shall conform to the Design Standards and Policies Manual - Drainage 
Report Preparation. 

 
 
WATER  
 
1. BASIS OF DESIGN REPORT (WATER).  Before the improvement plan submittal to the Project 

Quality/Compliance Division, the developer shall submit a basis of design report and plan subject to 
Water Resources Department approval. The basis of design report shall conform to the Design 
Standards and Policies Manual.   

 
2. APPROVED BASIS OF DESIGN REPORT.  Before the improvement plan submittal to the Project 

Quality/Compliance Division, the developer shall have obtained approval of the Basis of Design 
Report. 

 
3. NEW WATER FACILITIES.  The developer shall provide all water lines and water related facilities 

necessary to serve the site.   
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WASTEWATER 
 
1. BASIS OF DESIGN REPORT (SANITARY SEWER). ).  Before the improvement plan submittal to 

the Project Quality/Compliance Division, the developer shall submit a basis of design report and 
plan subject to Water Resources Department approval.  The basis of design report shall be in 
conformance with the Design Standards and Policies Manual.   

 
2. APPROVED BASIS OF DESIGN REPORT.  Before the improvement plan submittal to the Project 

Quality/Compliance Division, the developer shall have obtained approval of the Basis of Design 
Report. 

 
3. NEW WASTEWATER FACILITIES.  The developer shall provide all sanitary sewer lines and 

wastewater related facilities necessary to serve the site.   
 
 
OTHER REQUIREMENTS 
 
1. DUST CONTROL PERMITS.  Before commencing grading on sites 1/10 acre or larger, the 

developer shall have obtained a Dust Control Permit (earth moving equipment permit) from 
Maricopa County Division of Air Pollution Control.  Call the county 602-507-6727 for fees and 
application information. 

 
2. UTILITY CONFLICT COORDINATION.  With the improvement plan submittal to the Project 

Quality/Compliance Division, the developer shall submit a signed No Conflict form (not required 
for city owned utilities) from every affected utility company. 

 
3. CITY CONTROL OF ACCESS.  The city retains the right to modify or void access within city right-

of-way.  The city’s responsibility to promote safe conditions for the traveling public takes 
precedence over the stipulations above. 

 
 
 

 



W HOTEL 
SWC CAMELBACK ROAD AND BUCKBOARD TRAIL 

TRAFFIC IMPACT ANALYSIS SUMMARY 
 

Summary Prepared by:  Phillip Kercher, COS Traffic Engineering 
Traffic Impact Study Prepared by: Dan Hartig, Parsons Brinckerhoff 
 
Existing Conditions:  
The subject site is located along the south side of Camelback Road between Scottsdale 
Road and Miller Road.  The site frontage on Camelback Road extends from Brown 
Avenue to Buckboard Trail, approximately 225 feet.  The site extends south from 
Camelback Road to Shoeman Lane, approximately 440 feet.   
 
East of Scottsdale Road, Camelback Road is designated as a Citywide System street on 
the Mobility Element of the City’s General Plan.  This section of Camelback Road is 
designated as a minor arterial on the City’s Streets Master Plan.  The street is improved 
to a five-lane cross section, two through lanes in each direction with a center two-way 
left-turn lane.  The current daily volume of traffic using this section of Camelback Road is 
20,500 vehicles.  A five-lane cross street section without a raised median has a design 
capacity of 30,000 vehicles per day. 
 
Scottsdale Road is designated as a Regional System Street on the Mobility Element of 
the City’s General Plan.  It is designated as a major arterial street on the City’s Streets 
Master Plan.  The street is improved to a full six-lane arterial cross section in the vicinity 
of Camelback Road.  The current daily volume of traffic using this section of Scottsdale 
Road is 40,600 vehicles north of Camelback Road and 27,900 vehicles to the south. 
 
Miller Road is designated as a Neighborhood Systems Street on the Mobility Element of 
the City’s General Plan.  On the City’s Streets Master Plan, Miller Road is designated as 
a major collector street south of Camelback Road and a minor collector north of 
Camelback Road. The major collector section is improved with two southbound lanes 
and two northbound lanes separated by a raised median; the minor collector section has 
one lane each direction separated by a two-way left-turn lane.  The current daily volume 
of traffic using this section of Miller Road is  vehicles south of Camelback Road. 
 
Marshall Way, Montecito Avenue, and Shoeman Lane are not designated on the Mobility 
Element of the City’s General Plan or the Streets Master Plan.  They are all designed to 
a local commercial cross section – two lanes in each direction with some on-street 
parking.  The average daily traffic volumes on these streets are all less than 5,000 
vehicles per day: Buckboard Trail has 2,700 daily vehicles; Brown Avenue has 1,300 
daily vehicles; and Shoeman Lane has 2,400 daily vehicles. 
 
All four major intersections around the site are currently unsignalized: Camelback Road 
and Buckboard Trail, Camelback Road and Brown Avenue, Buckboard Trail and 
Shoeman Lane, Brown Avenue and Shoeman Lane.  Camelback Road is signalized at 
the intersections with Scottsdale Road and Miller Road. 
 
For the section of Camelback Road from Scottsdale Road to Miller there were twelve 
collisions reported in 2002; the collision rate for this segment of roadway was 2.80, 
higher than the city average rate of 1.49.   
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At the signalized intersection of Camelback Road and Scottsdale Road, there were 19 
collisions reported in 2002; the collision rate for this intersection was 0.90; higher than 
the city average rate of 0.54.  There were 13 reported collisions at this intersection in 
2003, and 13 reported in 2004 through September. 
 
At the intersection of Camelback Road and Buckboard Trail, there were two reported 
collisions in 2002, two in 2003, and seven in 2004 through September.  At the 
intersection of Camelback Road and Brown Avenue, there was one collision reported in 
2002, and one in 2004 through September.   
 
Proposed Development:  
The approximately 2.2-acre site currently has a mixture of three downtown zoning 
designations: Highway Commercial, Downtown Overlay District (C-3 DO); Central 
Business, Parking, Downtown Overlay District (C-2 P-3 DO); and Automobile Parking, 
Downtown Overlay District (P-2 DO).  The request is to rezone the site to 
Downtown/Office Residential District Type 2, Planned Block Development, Downtown 
Overlay (D/OR-2 PBD DO) with amended development standards.  The proposed 
zoning would allow the development of mixed-use project consisting of a hotel, some 
residential units, a restaurant and bar, and some minor retail.  The trip generation 
numbers for proposed development plan are presented in the Table 1 below.   
 

TABLE 1 -Trip Generation for Proposed Development Plan 
AM Peak Hour PM Peak Hour 

Land Use 
Daily 
Total In Out Total In Out Total 

Hotel – 225 Rooms 1,404 72 36 108 52 72 124 
Condominiums – 25 units 198 3 14 17 13 6 19 
Restaurant – 3,125 s.f. 281 2 1 1 16 7 23 
Bar – 1,500 s.f. 213 0 0 0 11 6 17 
Retail – 3,000 s.f. 124 0 0 0 11 15 26 

Subtotal 2,220 77 51 128 103 106 209 
5% Reduction for Internal Trips 111 3 3 6 5 5 10 
5% Reduction for Other Modes 111 3 3 6 5 5 10 

Total Trips 1,998 71 45 116 93 96 189 
 
This trip generation is based on data contained in the Institute of Transportation 
Engineer’s Trip Generation.  A traffic impact study was prepared by Parsons Brinckerhoff 
under the City’s Traffic Impact and Mitigation Analysis (TIMA) guidelines.  The study 
compares the trip generation characteristics of the proposal versus the previously 
approved site plan and examines the impacts from the proposed development.  A five 
percent reduction was applied to the site trip generation to account for the interaction 
between the various land uses proposed for the site – hotel, residential, restaurant, and 
retail.  In other words, it is likely that some of the hotel guests and condominium residents 
will patronize the commercial uses on the site.  In addition, a five percent reduction was 
applied to account for trips that will utilize non-vehicular modes of transportation.  This is 
very likely considering that the site is located in an urbanized area of the city, with transit, 
trolley, and pedestrian amenities being provided in the vicinity of the site.  This also 



reflects the ability of the hotel guests and condominium residents to walk to the nearby 
commercial land uses (Fashion Square Mall, Scottsdale Waterfront, downtown 
restaurants, etc.). 
 
The trip generation numbers for development that would be allowed under the existing 
zoning are presented in Table 2 below.  These trip generation numbers are based on a 
land use mixture of general office and restaurant, similar to the prevalent land uses in 
the surrounding area.  A comparison of the trips generated by the proposed 
development plan versus development under the current zoning is shown in Table 3.   
 

TABLE 2 - Trip Generation for Development Under Current Zoning 
AM Peak Hour PM Peak Hour 

Land Use 
Daily 
Total In Out Total In Out Total 

Restaurant – 7,280 s.f. 654 6 6 23 73 36 109 
Office – 14,500 s.f. 302 35 5 40 16 79 95 

Total 956 41 11 63 89 115 204 
 

TABLE 3 - Comparison Trip Generation 
AM Peak Hour PM Peak Hour 

Land Use 
Daily 
Total In Out Total In Out Total 

Current Zoning 956 41 11 63 89 115 204 
Proposed Development Plan 1,998 71 45 116 93 96 189 

Change +1,042 +30 +34 +53 +4 -19 -15 
 
The comparison trip generation in Table 3 indicated an estimated increase of 
approximately 1,000 daily vehicles under the proposed development plan.  The change 
from more strictly commercial land uses to a mixture of hotel, residential, and commercial 
land uses results in more a.m. peak hour traffic and less p.m. peak hour traffic. 
 
Site access will primarily be provided via a proposed driveway on Camelback Road 
between Buckboard Trail and Brown Avenue.  Secondary site access for the hotel and 
commercial uses is proposed on Buckboard Trail.  Access for the condominium units is 
proposed to be separated from the hotel entrance, and will be located either Brown 
Avenue or Shoeman Lane.  All on-site parking is proposed to be located in an 
underground parking structure.  There are some public on-street parking spaces located 
on Buckboard Trail, Brown Avenue, and Shoeman Lane. 
 
Future Conditions: 
The submitted traffic study analyzes the traffic conditions for the Year 2010.  Future traffic 
volumes on the adjacent streets were calculated by applying annualized growth rates to 
the existing traffic volumes.  Traffic volume projections from the Scottsdale Waterfront 
Project were also included.  Capacity calculations were performed using three sets of 
data: existing traffic volumes, 2010 projected traffic volumes (background traffic), and 
2010 projected traffic volumes plus site generated traffic (total traffic). 
 
A summary of the results of the capacity analyses for the study intersections is shown in 
Table 4 below.  At the three unsignalized intersections along Camelback Road, the 



westbound left turns from Camelback Road and the northbound right turns onto 
Camelback Road all operate at LOS C or better.  The northbound left turns onto 
Camelback Road operate at a poor level of service in the p.m. peak hour during 2010 
conditions; this is typical for unsignalized intersections along arterial streets.  The street 
network in the vicinity of the site provides other options for drivers desiring to head 
westbound on Camelback Road.  Providing a connection from the main site entrance on 
Camelback Road to Buckboard Trail allows the patrons of the hotel, restaurant, and 
retail uses to use these alternative routes. 
 
The signalized intersection of Camelback Road and Scottsdale Road operates at LOS D 
in the a.m. peak hour and LOS E in the peak hour under 2010 conditions with and 
without the site generated traffic.  The additional site generated traffic does not degrade 
the level of service at the intersection.  The capacity calculations for the intersection of 
Camelback Road and Scottsdale Road assume that a dual eastbound left-turn will be 
provided which is being planned as part of the Scottsdale Waterfront Project 
infrastructure improvements.   
 

TABLE 4 
Signalized Intersections Capacity Analyses 

Level of Service/Average Control Delay (in seconds) 

Unsignalized Intersections 
Existing Cond.’s 
2004 Volumes 

Background 
Traffic 

2010 Volumes 
Total Traffic 

2010 Volumes 
Camelback/Brown AM PM AM PM AM PM 

WB Left A B A B A B 
NB Right A B B C B C 

NB Left C E D F D F 
    
Camelback/Buckboard AM PM AM PM AM PM 

WB Left A B A B A C 
NB Right A B B C B C 

NB Left C E D F D F 
    
Camelback/Site Driveway AM PM AM PM AM PM 

WB Left N/A N/A N/A N/A A B 
NB Right N/A N/A N/A N/A B C 

NB Left N/A N/A N/A N/A C F 
    
Signalized Intersection    
Camelback/Scottsdale AM PM AM PM AM PM 

EB Approach D E D F D F 
WB Approach E D F E F E 
NB Approach C D C E C E 
SB Approach C D C D C D 

Intersection D D D E D E 
* assumes dual left turn lanes eastbound on Camelback 
 



Summary: 
The approval of the proposed development plan under the proposed zoning district and 
amended development standards will generate an estimated 1,998 trips per day, with 
approximately 116 trips generated in the a.m. peak hour and 189 trips generated in the 
p.m. peak hour.  This represents an increase of approximately 1,000 daily trips when 
compared to the estimated traffic that would be generated if the site were developed as 
a mixture of restaurant and office land uses under the existing zoning.  There is a slight 
increase in a.m. peak hour traffic (53 trips) and a slight decrease in p.m. peak hour traffic 
(15 trips). 
 
The proposed mixture of hotel, residential, restaurant, and retail land uses will reduce 
the amount of site-generated traffic due to the natural interaction of these land uses.  
The site location will encourage the use of alternative modes of transportation for those 
traveling to the site and for those residents who live on the site. 
 
Site traffic will be distributed primarily to Camelback Road via the unsignalized 
intersections of Buckboard Trail, Brown Avenue, and the proposed site driveway.  
Camelback Road is under capacity for current and projected traffic volumes. 
 
Capacity analyses for the Year 2010 indicate that the most movements at unsignalized 
intersections along Camelback Road in the vicinity of the site will operate at level of 
service C or better.  These study intersections include Buckboard Trail, Brown Avenue, 
and the proposed site driveway.  As is typical for unsignalized intersections on arterial 
streets, the left-turn movements onto Camelback Road operate at poor level of service 
at all of these intersections.  The surrounding street network does provide alternative 
routes for drivers desiring to head westbound on Camelback Road. 
 
Staff Concerns/Comments: 

• The proposed site driveway on Camelback Road does not meet minimum 
intersection spacing criteria for minor arterial streets.  The driveway is located 
approximately 135 feet from the adjacent Buckboard Trail and Brown Avenue 
intersections. 

 
• The development plan should provide enhanced pedestrian connections to the 

adjacent land uses. 
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Attachment #9. Citizen Involvement 
 

 

 
 

 
 
 
 

The above attachment is on file at the City of 
Scottsdale Current Planning office,  

7447 E Indian School Road, Suite 105. 
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